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SECTION 1 – EXECUTIVE SUMARY 

 

A. PROBLEM STATEMENT 

1. Critical Missions and Responsibilities 

a. Washington State School for the Blind (WSSB) has provided educational, vocational, and residential 

services to blind or visually impaired children since 1886. Key to the educational mission of WSSB is a 

universal effort to develop within the student a set of life skills to prepare for independent living 

following graduation. While very few non-disabled young adults are ready for independent living 

and vocational success right out of high school, it is especially true for those that are blind or visually 

impaired (BVI). Because a BVI person cannot visually observe people engaging in daily activities, skills 

of everyday living must be introduced and intentionally taught.   

 

To address the needs of this post-high school population throughout Washington State, WSSB, in 

2003, created a program called Learning Independence for Today and Tomorrow (LIFTT).  This is a 

residential, independent-living program for BVI young adults, ages 18-24, who need additional 

exposure and training to develop social, work, and skills of adult independence. Participants in this 

program must have completed high school and have an Individual Plan for Employment (IPE) created 

in partnership with the Department of Services for the Blind (DSB). During the program, participants 

learn and practice the skills of independent living while working on their vocational goals. Often, they 

are attending college, or other vocational training programs, while developing social and 

independence skills to aid in employment opportunity.  

 

b. Washington State Department of Services for the Blind (DSB) provides training, counseling, and 

support to help Washington residents of all ages, who are blind or visually impaired, pursue 

employment, education, and independent living. Their goal is “Inclusion, Independence, and 

Economic Vitality for People with Visual Disabilities.” Their focus is to open doors of opportunity for 

individuals who are BVI so they may develop skills and abilities, pursue their dreams, determine their 

goals, and participate socially and economically in the community. Toward this effort, DSB is a key 

component of the LIFTT program, and provides approximately one-third of its operational funds.  

WSSB and DSB partner through a co-funded FTE for a Youth Services Specialist who works out of the 

LIFTT Program. This employee provides group work-readiness skill development programs for youth, 

ages 9-21 years. This position was created three years ago. Areas for meetings and workshops are not 

available in the existing LIFTT and DSB spaces. 

 

2. The Impact of Inadequate Facilities 

a. LIFTT participants are currently housed on the third floor of the Old Main Building in re-purposed 

office spaces. The kitchen, living, and bathroom areas are communal, and scattered in the space. This 

arrangement more resembles a dorm style setting which inhibits the development of real-life 

personal responsibility for independent living. In addition, with all the walls and halls of this space, it 

becomes difficult at best for staff to observe, monitor, and provide instruction in daily activities, such 

as cooking, cleaning, and socializing. Immediate, real-world feedback sessions are a crucial aspect of 

the LIFTT program. 

  

WSSB offices occupy the ground, first and second floors of the building obligating LIFTT participants 

to be cautious with noise and movement in the building. Other spaces in the building are rented for 

community use, and it is not uncommon to find a stranger wandering in the LIFTT program space, 
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leaving participants and their belongings vulnerable. This office area was always meant to be 

temporary space for the LIFTT program. WSSB’s Outreach and Birth-to-Three Programs are currently 

occupying inadequate space and would move into some of the space currently occupied by LIFTT.  

Our goal is to provide LIFTT a range of flexible living environments resembling realistic living settings 

that young adults would be moving into after the LIFTT Program. 

 

b. The Department of Services for the Blind Vancouver office is located on the second floor of the 

WSSB’s Old Main Building. Access to this office is convoluted, especially for the blind or visually 

impaired. Many get lost on campus. A few have tripped and fallen downstairs. Their offices are 

cramped and crowded with various adaptive technologies offered for demonstration to clients. 

When BVI clients visit, it is difficult to accommodate their support people at the same time, 

undermining the educational opportunity for all at once. There is no conference space for all-staff 

meetings, nor a kitchen, a sink, or an area to eat. 

 

B. OPPORTUNITY 

The opportunity of this request is multi-faceted. We would be able to remove the outdated, costly-to-

renovate Ahlsten Building. This is located on the periphery of campus and makes an ideal location for the DSB 

and LIFTT Programs, both currently hidden on upper floors of WSSBs Old Main Building. The spaces vacated 

by DSB and LIFTT would be available for current unmet needs for administrative offices of Outreach and Birth-

to-Three programs serving BVI youth throughout the state of Washington. 

 

The proposed project offers a unique opportunity to meet the space and operational needs of the WSSB, the 

LIFTT Program, and DSB by replacing the Ahlsten Building with a new purpose-built residential and training 

facility to house the LIFTT Program co-located with the DSB offices and its programs.  This new facility can be 

easily accessed without physically entering campus and will create the separation from the school for the 

young adults in the LIFTT program who are no longer high school students as well as for an adult population 

seeking assistance with DSB services.    

 

C. ALTERNATIVES CONSIDERED  

1. Do Nothing 

In this alternative, the LIFTT program remains on the third floor of the Old Main Building, DSB either 

remains in their current Old Main location or moves off-campus, and the Ahlsten Building remains leased 

to the Vancouver Police Department.    

Primary Advantage 

The option to do nothing has the lowest first cost. 

Major Disadvantage 

The effectiveness of the LIFTT program to train in a real-life setting will remain compromised and DSB 

office will not have the classroom and lab spaces needed to fully serve their clients. 

  

2. Lease Equivalent Space Off-Campus  

In this option, the WSSB would lease off-campus facilities that could provide the needed spaces for LIFTT 

and the DSB office would relocate off-campus.   

Primary Advantage 

The need for capital would be spread over 30-years. 

Major Disadvantage 
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Finding suitable-sized property that can provide both the independent living as well as group instruction 

spaces in proximity to the campus will require time thus expanding the overall project schedule.  

 

3. Renovate and Expand on the Existing Campus 

In this option, the WSSB would renovate the existing Ahlsten Building and relocate the LIFTT Program and 

DSB office into the renovated building.  

Primary Advantage 

Perimeter location of the building improves DSB client access and allows for LIFTT participants to be 

served by the WSSB without continuing to live in their “high school”. 

Major Disadvantage  

The structural configuration of the existing building (with a big internal covered courtyard) makes 

renovation into housing difficult due to residential code requirements. 

 

4. Construct New Skills Center 

In this option, the WSSB would develop a new purpose-built skills center with the LIFTT Program and the 

DSB Offices co-located in a single building.  

Primary Advantage 

Provides new space with purpose-designed spaces supporting life-skills and employment training in a 

space and location that reflects a more realistic living environment allowing for more efficient teaching 

and learning and resulting in greater chances for success of participants. 

Major Disadvantage  

Higher first costs other than the Lease Alternative. 

 

D. PREFERRED ALTERNATIVE  

The proposed solution is to demolish the existing Ahlsten Building and replace it with a new 12,500-gsf 

building that provides 5,500-nsf functional space supporting the LIFTT Program and 3,470-nsf housing the 

Vancouver Center for the DSB.   

 

E. PROJECT COST 

Total Project Cost for the preferred alternative is $9,438,000 based upon funding the initial design phase in 

the 2020 Supplemental budget with the construction phase in the 21-23 Biennium.  This realizes an 

approximate savings of $250,000 over funding both design and construction in the 21/23 budget.  The 

general breakdown is: 

 

Design (2020 Supplemental) 

Initial Consultant Services $ 1,192,000 

Building & Site Development (2021/2023 Biennium) 

Balance of Consultant Services $ 611,000 

Construction $ 6,480,500 

Equipment $ 837,270 

Artwork $ 28,470 

Agency Project Management: $ 179,000 

Other Costs $ 109,760 

TOTAL PROJECT $ 9,438,000 
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SECTION 2 - PROBLEM STATEMENT 

 
A. PROBLEM/OPPORTUNITY  

The mission of the Washington State School for the Blind (WSSB) is to provide specialized quality educational 

services to visually impaired and blind youth from birth to age 21 within the state of Washington.   Key to the 

WSSB mission is the need to ensure that their students are fully prepared for successful independent living 

following graduation from the resident high school.  To successfully accomplish this goal, the WSSB has a 

created the LIFTT Program.  

 

LIFTT, or Learning Independence for Today and Tomorrow, is a program to teach skills for adulthood and 

independent living to young adults who are blind/visually impaired.  The focus of this program is young 

adults (generally 18-24years) who have completed high school graduation requirements but need additional 

training to successfully transition to post-high-school life and to acquire the tools needed to gain competence 

and confidence in managing personal independence. 

 

The success of the LIFTT program is negatively impacted by the lack of appropriate facilities on the WSSB 

campus. Participants are currently housed in re-purposed office space on the third floor of the Old 

Main/Administration Building. This old office space is comprised of many walls and halls that disallow the type 

of casual and constant observation-feedback necessary between staff and participant. The private sleeping 

quarters and common kitchen, bath, and living rooms mean that participants do not get the necessary 

experience of caring for their own complete space, thus postponing true independence. Housed in a building 

with offices and public rental spaces, there can be no actual independence, as behavior needs to be modified 

to accommodate these conflicting uses. 

 

Co-located with the WSSB in Old Main is the Vancouver Office of the Washington State Department of 

Services for the Blind (DSB).  The DSB provides training, counseling, and support to Washington residents who 

are blind or visually impaired to assist them in pursuing employment, education, and independent living. This 

location is inadequate in size and does not provide open and easy access to their served population.  Being 

located on the upper floor of Old Main has a significant negative impact on their mission accomplishment and 

ensuring ease of access to their services to their clients. The need for additional office and classroom in Old 

Main and the inability to locate the BSB on a ground floor with a separate identifiable entrance makes their 

remaining in the building non-viable.  

 

The existing Alhsten Building, located in the southwest corner of the WSSB campus, was originally 

constructed in 1970 as student housing.  In the 1980s it was converted to serve as a campus Braille Access 

Center.  With the construction of the Ogden Resource Center on the WSSB campus in 1995, the Braille 

functions were moved there, and the Alhsten Building was vacated.  Most recently, it has been leased to the 

Vancouver Police Department as administrative office space.  

 

The opportunity of this project is provided by five overlapping factors: 

1. The WSSB has an unmet need for additional instruction, outreach, and administration space in the Old 

Main Building and the school will use the spaces vacated by LIFTT and DSB for classroom, parental 

support, and administrative space.  
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2. The LIFTT program has been very successful but its location in Old Main does not provide a “real world” 

environment to transition WSSB graduates to independent living. 

3. The Vancouver office of DSB is “hidden” in the upper floors of Old Main in a location that does not provide 

all their functional needs.  Being internal to the campus and on an upper floor, it is difficult for their clients 

to find and access. 

4. The Ahlsten Building is in poor condition, has outlived its usefulness to the school, and is too costly to 

effectively renovate. 

5. The Alhsten Building location, on the periphery of the campus, is ideal for LIFTT and DSB programs which 

service clients who are not current students and do not require physical co-location with other school 

functions.  

 

These factors offer a unique opportunity to meet the space and operational needs of the WSSB, the LIFTT 

Program, and DSB by replacing the Ahlsten Building with a new purpose-built residential and training 

facility to house the LIFTT Program co-located with the DSB offices and its programs.  This new facility can 

be easily accessed without physically entering campus and will create the separation from the school for 

the young adults in the LIFTT program who are no longer high school students.   

 

B. PROGRAM REQUIREMENTS 

This project is proposed to address the inadequate facilities currently occupied by the WSSB LIFTT program, 

and by the Vancouver office of the DSB. The proposed project will result in a new purpose-built life-skills and 

services building totaling 12,500-gsf. The outcome will provide more efficient and effective facilities to two 

state agencies delivering independence, social, and vocational opportunities to blind and visually impaired 

children and adults in Southwest Washington. 

 

C. PROJECT DRIVERS 

The project need is driven by the fact that two state agencies, delivering an array of services to assist blind and 

visually impaired residents, are currently utilizing inadequate and repurposed office spaces. The LIFTT 

program needs spaces that are purpose-built to achieve their goals of independence for BVI participants. DSB 

needs an office that is configured to better accommodate clients and staff and that is located to provide easy 

access to their clients who are not using other WSSB facilities. 

 

1. Program Needs   

Enabling adult blind/visual-impaired youth to live and work independently 

While very few non-disabled young adults are ready for independent living and employment right out of 

high school, it is especially true for those that are blind. Because a person cannot visually observe people 

engaging in daily activities, skills of everyday living must be introduced and intentionally taught.  

 

The LIFTT Program is a unique post-secondary school program which provides participants with the 

instruction, practice and tools needed to gain competence and confidence in managing personal 

independence.   In the program, each participate enters into a “contract” with WSSB and their vocational 

rehabilitation counselors where each participant works with staff to design a unique program to meet 

their individual needs. The focus of the contract can include: 
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• Independent living and personal management skills: time management, organization, personal 

choice and decision making, cooking, self and basic home care, shopping, health care, personal 

safety, self-advocacy, responsibilities of adulthood. 

• Compensatory skills: Braille, O&M, assistive technology, etc. 

• Social skills: leisure and recreation, community access, adult level social issues and skills, 

communication skills. 

• Work and career skills: exploration, job skills, work experience, employment 

post-secondary success: vocational, technical, and/or community college attendance. 

 

The unemployment rate for blind adults is 60-70%. There are several factors that cause this disparity, one 

of which is a lack of preparedness for the workforce. A person who has been through the LIFTT program 

has developed skills of independence that allow them to participate in society with more experience and 

confidence. 

 

LIFTT participants must have completed high school and have an Individual Plan for Employment (IPE) 

with the Department of Services for the Blind (DSB). While in the program, participants learn and practice 

skills of adult independence while working on their vocational goals. Typically, they are attending college 

or other vocational training programs, developing skills for employability, or are employed. 

 

DSB 

Washington State Department of Services for the Blind (DSB) provides training, counseling, and support 

to help Washington residents of all ages who are blind or visually impaired pursue employment, 

education, and independent living. Their goal is “Inclusion, Independence, and Economic Vitality for 

People with Visual Disabilities.  In FY- 2018, the DSB helped 157 people who are blind or have low vision 

successfully find or retain employment. These individuals are working in a variety of occupations. 

 

The Vancouver office of DSB works in concert with the WSSB LIFTT project, local business partners, and 

employers, and other community partners to serve the entire blind/visually impaired population in the 

Southwest Washington region.  They provide "skills of blindness" training including using Braille and 

specialized computer software, traveling with a cane, and cooking, cleaning and sewing techniques. Their 

goal is to provide adaptive skills to enable people with vision loss to be independent and successful in the 

home, in school, on the job, and in their communities.  They administer and provide: 

• Employment counseling and training 

• School-to-Work transition services and training 

• Independent living services 

• Assistive technological and support 

 

The DSB mission and the mission of the LIFTT Program are closely inter-related and the synergistic 

benefits of their co-location would be a net-positive to both programs.     

 

2. Facility Needs   

Old Main Building 

The current space housing LIFTT in Old Main was not designed for this type of use. Some modifications 

have been made since the 2003 LIFTT program inception, but it was always been intended as a 

temporary, start-up home. The LIFTT program needs a variety of living spaces configured to match the 



Washington State School for the Blind 

Life Skills Training Center  PREDESIGN REPORT 
    

 

 

Page 7 of 32 

 

different living environments participants can be expected to encounter living in small groups and 

independently.  

• Inappropriate type of space:  The current space available for LIFTT was never designed for this type of 

use. The ability to learn to manage a realistic size and configuration of space such as a studio or one-

bedroom apartment is not available in the current setting.  There lacks the ability to offer the variety 

of space that simulates different living environments based upon the participants needs (IDP). 

• Poor configuration:  The current space is like a dormitory setting with long hallways separated from 

each other. It is difficult for staff to observe and monitor activity.  Participants share all the group 

spaces: kitchen, living/study area, bathrooms and laundry. These areas are scattered throughout the 

program space. The space is better suited to non-residential uses, as it does not resemble the size 

and layout of an apartment or other such living situation that the participants are preparing for. 

• Security and privacy: There are offices occupying the building on weekdays, which obligates LIFTT 

participants to be cautious with noise and movement through the building.  Other spaces in the 

building are regularly rented for community use and it is common to see a stranger wandering 

through the LIFTT program space.  This lack of separation, and proximity to uncontrolled access 

leaves participants and their belongings vulnerable. 

• Safety - Lack of vision or visual acuity can make independent living a challenge and the sight-

impaired frequently find it difficult to use the environment and space around them due to 

orientation issues. In the Old Main, the kitchens have not been specifically designed to provide life-

skills learning in a safe environment.  

Ahlsten Building 

Conditional issues with the existing Ahlsten Building which negatively impact its ability to meet the 

stated program needs include: 

• Building age and design:  The building was constructed 48 years ago and has not had significant 

upgrades since.  The design is inherently inflexible with a central courtyard that has been roofed but 

not provided with systems or other improvements to make it usable for program space.  

• Poor HVAC systems: The primary HVAC systems are small exterior heat pumps on the west side of the 

building and window AC units in the spaces off the courtyard. These are inefficient, ineffective, and at 

the end of their useful life. The window AC units create excessive noise and heat making the 

courtyard unusable when cooling is needed in the building.  

Heating is provided by thru-wall unit ventilators.  These are original construction and are hard to 

repair and maintain. They are also ineffective and noisy.  Heating in the toilet spaces uses in-wall 

electrical radiant heaters.  

• Extremely poor energy performance:  The basic construction of the Ahlsten Building negatively 

impacts its energy performance.  The exterior walls have minimal batt insulation.  The roof insulation 

is only R-19 while R-30 is code minimum.  Windows are poorly sealed into the walls.   There is no 

effective air barrier in the walls or ceiling which leads to drafts, heat leakage, and dust/dirt infiltration 

to the interior.  This latter deficiency creates indoor air quality issues.  

• Energy ineffective lighting:  There has been minimal lighting upgrades.  The lighting controls do not 

allow daylight zoning, are not tied to occupancy and the older fluorescent tubes consume 30% more 

energy than new. 
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• Poor controls and zoning:  The building temperature controls are at the end of their useful life and 

are poorly zoned.  Various rooms in the building suffer from chronic erratic temperature control. The 

building has areas on the interior where there is too much heat and areas along the perimeter walls 

where there is insufficient heat. 

• Roof drainage:  The roof is in poor condition with several areas that have required patching and spot 

repair to address leaking. It slopes from the perimeter into the courtyard where water is collected in a 

gutter system and conveyed to drains. This drainage is not adequate with heavy rains and there has 

been interior flooding reported.    

3. Facility Goals   

To meet their mission and provide effective and real work and life skills training, the WSSB and DSB must 

have facilities that are designed to reflect the real-world of independent adult living and working. 

4. Program Impacts 

The proposed Life Skills Training Center will:  

• Provide participants the environment where they will learn to live independently and work 

competitively in the future.  

• Provide an immersive environment to teach these skills of adult independence. 

• Provide a realistic living environment and allow for more efficient teaching and learning with greater 

chances for future success of participants. 

• Provide access to a combination of planned instruction, both individual and group, as well as 

instruction in “real time” – as need arises. Participants will have direct access to staff and other 

residents to learn skills that they need for adult independence. 

• By co-locating LIFTT and DSB, it will provide opportunities for the cost-effective sharing of equipment 

and teaching/support resources.  

 

5. FTE Projections 

Due to its intensive and residential function, LIFTT enrollment is limited to 8 participants. Sessions are 

operated on a typical college-style quarter schedule, so participant numbers can vary from session to 

session.  There are 4 FTE supporting the program. 

 

The DSB Vancouver regional office is staffed by 6 FTE and supports a Washington State resident 

population averaging 360 clients annually. 

 

D. CONNECTIO TO AGNECY MISSION, GOALS & OBJECTIVES 

 

 The mission of the WSSB is to provide specialized quality educational services to visually impaired and blind 

youth from birth to age 21. As the WSSB mission charge does not end upon a student’s graduation, the school 

has an essential role in ensuring that their graduates successfully make the transition from the highly 

structured school environment into largely independent post-school activities.  The LIFTT Program was 

started in 2003 to provide immersive outcome-oriented guidance and training to ensure WSSB Graduates 

make a successful transition to independent living.   

 The proposed project supports the agencies mission and strategic plan in several ways:   
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Goal: Provide recent high school graduates with an opportunity to experience and practice independence in a 

safe environment before they venture into less protective settings as young adults.  

Project Response: With the proposed new project, recent graduates will have access to planned instruction, 

both individual and group, as well as instruction in “real time” – as need arises. Participants have direct access 

to staff and other residents to learn skills that they need for adult independence. 

 

Goal:  Make the transition training as close to real-word as possible.  

Project Response: The proposed project will provide a variety of living options to allow for direct instruction in 

a realistic setting, making for a smooth transition to independent living in the community.   

 

Goal:  Provide participants with access to specialized training and support that goes beyond what they have 

accessed in the school environment.   

Project Response: The proposed project, by co-locating the LIFTT and DSB Regional offices, will benefit 

participants as they can use both LITFF and DSB resources to practice skills of adult independence while 

attending college or other vocational training programs, developing skills for employability, or engaging in 

full-time employment.  With the proposed Skills Training Center, the LIFTT program can provide: 

• Individual and group special classes or training 

• Community-based experiences 

• Expanded orientation and mobility training 

 

Goal: Provide graduates physical separation from the WSSB High School. 

Project Response: Participants in the transition program are no longer “in high school”.  Having dedicated 

space that is separate from the school reinforces their independence and gives them a stronger sense of 

personal advancement into adulthood.  Additionally, by the direct proximity to the DSB office, LIFTT 

participants will have expanded support in: 

• Planning for and accessing post-secondary education 

• Obtaining vocational training 

• Accessing integrated and/or supported employment 

• A pathway to continuing and adult education 

• Access to technology support/assistance lab 

 Goal: Provide improved access to DSB clients. 

Project Response: The proposed project will locate the DSB office adjacent to its own entrance to campus with 

direct access to transportation.  Clients will be able to exit a car/bus and directly access the DSB without 

having to enter the WSSB campus.  

 

E. PROJECT NEED 

This project supports the State’s commitment to provide specialized quality education to blind and visually 

impaired youth from ages 17-21. The LIFTT program needs a modern, flexible, dedicated space to properly 

serve blind and low-vision youth to train independent living skills in the pursuit of their vocational plans. The 

Vancouver DSB needs a modern space dedicated to their mission of developing the skills of BVI adults so that 

they can participate socially and economically in the community.  It needs to be located where their clients 

can easily fid and access their services.  

• Without this project, the WSSB will struggle to provide effective life-skills and vocational training to 

young adults who have graduated from their high school.  
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• Without this project, LIFTT students will continue to learn in an environment that is less than 

reflective of the “real-life” they will encounter outside of the supportive WSSB environment.    

• Without this project, WSSB students will continue to lack access to the equivalent facilities provided 

for sighted students of similar age and grade.   

• Without this project, DSB clients will lack immediate access to support services that are critical to 

their employment readiness and daily living.   

 

F. PROJECT HISTORY 

LIFTT has occupied the 3rd floor of Old Main since its beginning in 2003. When it started, the floor housed 

other programs, the WSSB Outreach program offices and materials storage, as well as the WSSB museum. 

Additionally, the space was used as housing for student teachers placed at WSSB as well as parents and 

education professionals temporarily on campus for training or meeting purposes. As the program grew by 

adding more participants, those programs were displaced and now LIFTT occupies the entire 6,000-sf of the 

third-floor space. As part of the WSSB strategic plan, it was always believed that the Old Main 3rd floor would 

be a temporary home for the LIFTT program, and that a space designed for the specific training needs of their 

participants would replace it. 

 

The Vancouver Regional Office of DSB currently occupies 2,750-sf in the Old Main.  

 

In 2018, a feasibility study to explore the possible renovation or replacement of the Ahlsten Building was 

undertaken (see Appendix 6.5).  This study confirmed the feasibility and recommended replacement of the 

building with a new purpose-built facility integrating the LIFTT and DSB spaces.  It forms the basis of this 

Predesign. 

 

There have been no previous requests for funding for the proposed project.  
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SECTION 3 - ANALYSIS OF ALTERNATIVES 
 

A. EXPLORING ALTERNATIVES 

1. Do Nothing 

In this alternative, the LIFTT program remains on the third floor of Old Main, DSB either remains in their 

current Old Main location or moves off-campus. 

Advantages 

• The option to do nothing has the lowest first cost 

Disadvantages 

• The effectiveness of the LIFTT program to train in real-life setting will remain compromised.  

• DSB office will not have the classroom and lab spaces needed to fully serve their clients. 

• The ability to learn to manage a realistic size and configuration of space such as a studio or one-

bedroom apartment is not available in the current setting. 

• Staff ability to observe and monitor participants activity will remain compromised. 

• LIFTT participant privacy and security concerns will remain unchanged. 

• Capacity to increase participation of graduates in the LIFTT program will not increase. 

• Creation of a community of young adults distinct and separate from the K-12 environment on the 

WSSB Campus will not occur. 

• Maintenance costs at the existing Ahlsten Building will continue to increase.  

• The existing building will continue to deteriorate and operate with high-energy use keeping systems 

that are at the end of their service life. 

• The building will not meet current seismic performance standards.   

• The ability to expand administrative and education functions in Old Main will be impacted. 

 

2. Lease Equivalent Space Off-Campus  

In this option, the WSB would lease individual apartments or a small apartment building in an off-campus 

location that could provide the needed spaces for the LIFTT program.  The DSB office would relocate off-

campus to a separate leased office location.   

Advantages 

• Provides “real-world” living scenario. 

Disadvantages 

• Finding suitable-sized property that can provide both the independent living as well as group 

instruction spaces in proximity to the WSSB campus will require time, possibly expanding the overall 

project schedule beyond estimates. 

• The average high school graduate is not ready for the responsibility of completely independent 

living. 

• Increases cost of delivering support to students as staff or another participant may not be in 

proximity and would have to travel to individual locations. 

• Loss of proximity to staff will not support timely instruction – in the moment access to staff is more 

impactful than “wait, we’ll cover that Tuesday when we have our scheduled time.”  

• Locations with immediate access to public transit for participants may not be easily found.  
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• Individual apartments would not place participants directly adjacent to DSB and they may not have 

easy access to those services. Separation of the DSB from WSSB and LIFFT reduces access to their 

clients. 

• Highest life cycle cost. 

 

3. Renovate and Expand on the Existing Campus 

In this option, the WSSB would renovate the existing Ahlsten Building and relocate the LIFTT Program and 

DSB office into the renovated building.  

Advantages: 

• Perimeter location of the building improves DSB client access and allows for LIFTT participants to be 

served by the WSSB without continuing to live in their “high school.” 

Disadvantages 

• The structural configuration of the existing building (with a big internal covered courtyard) makes 

renovation into housing difficult due to residential code requirements. 

• Zoning will not allow expansion of the footprint without significant geometry changes. 

• Existing size is smaller than the program needs, and the existing footprint cannot be expanded in its 

present location due to zoning setback restrictions. 

• The dimensions of the existing building to not easily allow modification for smaller residential rooms 

with each sleeping room having an exterior window for emergency egress as required by code. 

 

4. Construct New Skills Center 

In this option, the WSSB would develop a new purpose-built skills center with the LIFTT Program and the 

DSB Offices co-located in a single 12,500-gsf building.  

 

Advantages: 

• Provides all the space needs for both LIFTT and DSB regional office. 

• Perimeter location of the building improves DSB client access and allows for LIFTT participants to be 

served by the WSSB without continuing to live in their “high school.” 

• Provides new space with purpose-designed spaces supporting life-skills and employment training in 

a space and location that reflects a more realistic living environment allowing for more efficient 

teaching and learning and resulting in greater chances for success of participants. 

• Construction of a replacement for the Ahlsten Building will take pressure off the demand for RMI and 

minor works for repair of existing facilities, allowing WSSB to embark on targeted renovations to 

other substandard facilities now and in subsequent years. 

• Provides a space that meets all current building codes. 

• Provides a facility that will meet current energy codes and complete with E.O.  

• As the existing function in the Ahlsten is not WSSB, the project will not necessitate vacation of the 

existing functional operations and will not require surge space during construction of the 

replacement.   

• Lowest first cost and earliest occupancy (based on design funded in 2020 supplemental budget.  

Disadvantages 

• Slightly higher 30-year cost than renovation as it provides more space than could be included under 

the renovation alternative.  
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B. PREFERRED ALTERNATIVE  

The preferred alternative is Option-4, replacing the existing Ahlsten Building with a new 12,500-gsf Life Skills 

Training Center.  The following chart indicates the preferred alternative is the highest scoring when scored to 

desired criteria: 
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Do nothing 1 1 1 1 4 1 1 1 5 2 18

Lease equivalent off-campus space 5 3 1 1 1 2 4 3 1 1 22

Renovate existing Ahlsten Building 3 3 3 2 4 5 3 3 3 3 32

Replace Ahlsten with new building 5 5 5 5 4 5 5 4 4 3 45

Scoring is 1-5 with 5 = highest value  

 

C. COST ESTIMATES FOR EACH ALTERNATIVE  

The following table provides a summary comparison of the studied alternatives: 

Alternative/Description   Initial Cost   30-yr NPV  

1 Do nothing   $                          -     $                          -    

2 Lease off-campus  $        5,354,651   $        21,980,508 

3 Renovation   $        10,185,000  $        21,784,767 

4 New building   $        9,438,000  $        20,972,342 

 

1. Do Nothing 

The direct capital cost to do nothing is $0, however the lost opportunity to improve State deliverables to 

blind and visually impaired children and adults will increase time needed by FTE to provide those 

deliverables. This alternative increases the cost to maintain the obsolete Ahlsten Building. 

 

2. Lease  

As the analysis in Attachment 6.1 illustrates, the cost of leasing equivalent space near the WSSB site 

campus would be $5,354,651 in the first biennium of the lease and $257,500 per year thereafter over 30 

years for a total cumulative cash outlay of $21,980,508.  

 

3. Renovate  

The estimated cost to renovate and expand the existing building totals $10,185,000 as detailed on the C-

100 provided in Attachment 6.1.  This alternative has a slightly higher first cost than equivalent-sized new 

construction primarily due to the higher GC’s and contractor overhead and profit due to the complexities 

of remodeling over ground-up new construction. The conceptual plan for this alternative is provided in 

Attachment 6.3. 
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4. New Building  

The estimated cost to demolish the existing Ahlsten Building and construct a new Life Skills Training 

Center totals $ 9,438,000 as detailed on the C-100 provided in Attachment 6.1.  The conceptual plan for 

this alternative is provided in Attachment 6.3. 

 

D. SCHEDULE ESTIMATES FOR EACH ALTERNATIVE 

In the lease option, the schedule assumes finding in the 21-23 biennium to allow enough time to identify 

suitable property.  Alternatives 3 & 4 both assume that funding for design will happen in the 2020 

Supplemental Budget and construction funding will happen in the 21-23 biennium. With common funding, 

there is little difference in each alternative regarding time for delivery and completion with these two 

alternatives.  

 

1. Do Nothing 

There is no identified time/schedule for this option. 

 

2. Lease Space Off Campus 

Given the current market for residential and office space near the WSSB, it is estimated that identifying a 

suitable property would require 3-6 months.  Following successful negotiation of terms, it is anticipated 

that design/build and the final TI/Site improvements would require an additional 10-months assuming 

the start of the lease process cannot begin before July 2021.  

a. Search and Lease: 07/1/21 –7/01/22 

b. Design/Tenant Improvements:  07/1/22 –05/01/23 

c. Completion and Occupancy:  05/01/23 

d. Relocation  05/01/23 - 07/01/23 

e. Occupancy 07/01/23 

 

3. Renovate   

The key milestones for this alternative are: 

a. Design  07/1/20 –06/01/21 

b. Construction  07/01/21– 09/01/22 

c. Substantial Completion  09/01/22 

d. Relocation   09/01/22- 11/01/22 

e. Occupancy  11/01/22 

 

4. Preferred Alternative  

The key milestones for this alternative are: 

a. Design  07/1/20 –06/01/21 

b. Construction  07/01/21– 09/01/22 

c. Substantial Completion  09/01/22 

d. Relocation   09/01/22- 11/01/22 

e. Occupancy  11/01/22 
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SECTION 4 ANALYSIS OF PREFERRED ALTERNATIVE 
 

A. GENERAL DESCRIPTION 

 

1. Nature of the Project 

The proposed solution is to implement a single-phased project that results in a new, specially designed 

Life Skills Training Center that collocates the WSSB LIFTT program and the DSB Vancouver regional office 

into a single building. The project will start with the demolition of the existing Ahlsten Building and 

construction of a single-level building totaling 12,500-gsf.  The proposed scope also includes 

reconfiguration of the existing parking lot north of the building in addition to site preparation and 

improvements and landscaping.  

 

2. Occupancy 

The project is planned to support the following occupancy groups and numbers: 

LIFTT 

  LIFTT Participants  8 

 LIFTT Faculty (FT)  4 

 TOTAL   12 (per Quarter) 

 

DSB 

 Staff  6 

 Clients  360  (annually)   

 TOTAL 366 

 

3. Configuration 

The proposed configuration of the recommended alternative is shaped by the size of the existing site and 

the zoning requirements of setbacks and minimum clearances.  The existing WSSB is classified as a Civic 

Use (schools in an R-9 Low-Density Residential Zone. The property immediately adjacent to the site is 

zoned R-30 High-Density Residential. City of Vancouver development standards set a minimum setback 

between an institutional campus abutting residentially zoned property (not separated by a street) of 35-ft. 

The existing Ahlsten Building does not meet this requirement and any expansion/significant renovation 

would need to be at least 35-ft from the lot line unless a variance is obtained.  

 

To comply with setbacks, the proposed building has been located at the street setback, 15-ft from the 

south property line, and 35-ft from the west property line.  Its east face is set to not impact the existing 

driveway entering from 13th Avenue.  

 

The overall width of the building is also influenced by the relatively small size of the residential rooms and 

the code requirement need to have an exterior window in every sleeping room.  This leads to having the 

residential spaces aligned along the setback with the non-residential spaces located to the interior of the 

site.  As the building program contains two distinct functions, the proposed plan configuration locates a 

common entrance, lobby and public access space in a central location with each function having its own 

“storefront” from the common lobby. The primary building mechanical and electrical spaces are also 

placed in a centralized location to minimize services infrastructure for HVAC, plumbing, and electrical 
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systems. Participant rooms include both shared flex rooms and apartments to allow for progressive levels 

of independence based on participant performance. 

 

The result is a long rectangular building with modulation resulting from the alignment of the property 

lines.  It is also in keeping with the scale and configuration of the existing residential cottages on campus.  

 

4. Space Needs 

The following table shows a summary of the functional area required for the LIFTT and DSB regional office 

program: 

 

WSSB Life-Skills Training Center/DSB Office
Program/Space Area Notes

LIFTT 5,500    

Youth Services Specialist 110           

LIFTT Office 400           includes 3 workstations

Admin Workroom 80              

Kitchen 650           2 cooking areas with pantry, shared dining

Pantry 60              2 @ 30-sf each

Living Area 1,180      Open space for group gathering 

Flex Sleeping Rooms 2,040      6 @ 340-sf each. Includes closet and 1/2 of shared shower/tlt. 

Apartments 760           2 @ 379-sf each. Includes kitchen, closet and bathroom

Laundry 180           

Janitor 40              

DSB Offices 3,470    

Reception 140           

Waiting / Corridor 700           

Resource Workstations 80              workstations in waiting area for drop-in use

Director 180           

Offices 600           4 @ 150-sf each

Admin Workroom 120           

Staff Breakroom 260           Includes storage closet

Classroom/Conference Room 750           

Vision Lab 280           

Assistive Tech. Lab 280           

Janitor 80              

Shared 130       

Public Restrooms 130           

NET ASSIGNABLE 9,100    

Structure 1,500    

Circulation 1,100    Includes corridors, lobby 

MEP 800       include MEP, IT, elevator mech., etc.  (Note most on roof/attic)

TOTAL GROSS 12,500  
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B. SITE ANALYSIS 

 

1. Current Studies 

No site or facility studies are currently underway.  

2. Site Data 

a. Location 

The Washington School for the Blind occupies approximately 13-acres at 221 East 13th Street, 

Vancouver, WA 98661. 

b. Site Selection  

The Washington School for the Blind has occupied this site since 1886.  There are no other sites 

contemplated for this recommended project.  The proposed site for the new Life Skills Training 

Center is the site of the existing Ahlsten Building which will be demolished. 

c. Building Footprint  

The proposed building footprint totals approximately 12,500-sf in a single-floor configuration.    

d. Stormwater 

Stormwater management is currently provided by on-site collection, transference and discharge to 

the city’s storm drain system. It is adequate to support the proposed project.  

All facilities are to be designed in accordance with the City of Vancouver and Washington 

Department of Ecology standards. It is anticipated that the existing stormwater facilities will serve the 

proposed project.  

e. Ownership or Acquisition 

The site is owned by the State of Washington.  No acquisition will be required for the proposed 

project. 

f. Easements 

No easements will be required for the proposed project. 

g. Potential Neighborhood Issue 

The recommended project replaces the existing Ahlsten Building that is in poor condition. Replacing 

an older institutional building with a new more residential-scale building on the campus is not 

expected to generate any concerns from the neighborhood. 

h. Utilities 

1. Water 

Water service is provided by City of Vancouver Public Utilities from an 8-inch line that enters the 

campus east of the Physical Education Building.  An 8-in main owned by WSSB runs east-west 

between the Boiler House and Old Main.  This line provides domestic water services to the 

existing Ahlsten Building and is adequate for the proposed service. Additionally, there is a non-

potable well/irrigation service to the existing building which will serve any new or redeveloped 

irrigation.  

 

There is an existing fire hydrant across the entrance drive from Ahlsten.  This location is sufficient 

to meet requirements for fire protection to the new building.  It is assumed that this line will also 
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be the water source for fire protection sprinklers in the new building.  

 

2. Power 

Primary power is provided by Clark Public Utilities. Electric service to the campus is provided by 

two campus 12.47kV services into the site, one immediately south of the existing Ahlsten 

Building. The medium voltage system is owned and maintained by the Washington State School 

for the Blind.  There is one medium voltage feeder coming from South 13th and an underground 

vault adjacent to the southwest entrance.  This feeder currently serves the existing building.  It is 

adequate to serve the planned new building.  

 

As this feeder also feeds to transformer “upstream” of the existing building, it will need to be 

intercepted prior to its entrance to the Ahlsten Building so the existing building can be isolated 

during construction while power continues to feed the upstream buildings that remain.  

 

3. Natural Gas 

Natural Gas service for the site is provided by Northwest Natural Gas. Natural gas service enters 

the campus from two points. One service is connected to a main in South 13th and runs between 

Old Main and Cottage #1 to the Boiler House.  It is distributed throughout campus.  The existing 

gas line to Ahlsten routs from Cottage #2 and is adequate to provide continued service to the 

new building.   

 

4. Sewer 

Sanitary sewer service to the site is provided by City of Vancouver.  The on-campus side sewers 

connect to the City mains at the south/lower portion of the site.  The line serving Ahlsten is 

considered adequate for the proposed building.   

i. Environmental 

1. Green Space 

The proposed project will not reduce the existing greenspace on campus.  The new building will 

meet the new 35-ft set back from the adjacent residential property increasing the greenspace to 

the west. 

2. Potential Mitigation/Contamination 

The WSSB has prepared an AHERA Survey of the existing Ahlsten and only identified a small 

amount of asbestos-containing material (ACM), primarily at pipe joints in walls that were not 

accessible during earlier renovations.   

3. Wetlands 

There are no wetlands on the project site. 

4. Shoreline 

The project is not located on or near any regulated shorelines.  

5. SEPA/NEPS Requirements 

The project will require SEPA review and the City of Vancouver will be the determining authority. 

It is expected to receive a Determination of Non-Significance (DNS) with mitigation after the 

SEPA review process. The mitigation conditions are assumed to include requiring all site 
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development to comply with the Washington Department of Ecology Stormwater Management 

Manual for Western Washington as adopted by the City of Vancouver. 

j. Parking, Access, Roads 

It is expected that the proposed project will necessitate no changes in current traffic routes, nor will 

signalization will be required. The change from use by Vancouver Police to LIFTT residential functions 

is expected to reduce the overall traffic impact.   

Approximately eight existing parking spaces in the lot immediately north of Ahlsten will be removed 

under the proposed project.  As there is an excess of code-mandated surface parking, the project 

does not include any new parking.  The existing campus entrance immediately south of Ahlsten will 

be the primary vehicular entrance used by DSB staff and visitors. The parking along 13th south is 

adequate to provide for any visitor parking.  The lot is also wide enough to allow for drop-off and 

turn-around by transit.  

k. Impact During Construction  

Owing to the site being located on the far south corner of the site, the impact to the campus during 

execution will be minimal.  There is an adjacent portion of campus suitable as a lay-down area. 

Alternate routes exist for any temporary construction blockage. Noise is not a concern as adjacent 

student residential houses are vacated while students attend school.  

C. CONSISTENCY WITH LONG-RANGE PLANS 

Objective 7.1 of the WSSB Strategic Plan (see Appendix 6.5) specifically highlights the need for new facilities, 

specifically for the LIFTT program.  It states: 

“Provide state‐of‐the‐art facilities that allow for the safe, efficient and effective use of educational  

strategies in improving children and staff performance.” 

Its sixth bullet point is most pertinent to the proposed project stating: 

“Provide a facility to expand on the LIFTT pilot program’s success and demand for services.” 

D. CONSISTENCY WITH OTHER LAWS AND REGULATIONS 

Design and construction shall also adhere to the latest applicable codes, unless stated otherwise.  The general 

applicable codes include: 

• 2018 International Building Code as adopted by the City of Vancouver 

• 2018 International Fire Code as adopted by the City of Vancouver 

• 2018 International Mechanical Code as adopted by the City of Vancouver 

• 2018 Uniform Plumbing Code as adopted by the City of Vancouver 

• 2018 National Electrical Code 

• 2018 International Fuel Gas Code  

• ANSI A17.1 - Safety Code for Elevators and Escalators 

• ICC/ANSI A117.1-2009 Accessible and Usable Buildings and Facilities 

• 2018 Washington State Energy Code (WSEC) 

• Washington State Ventilation and Indoor Air Quality Code 

• City of Vancouver Public Works, Land Use and Development Codes and Standards 

• Clark County Public Works Stormwater Regulations 
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1. High-Performance Public Buildings 

The WSSB is committed to creating high performance facilities that will ensure the optimal health and 

productivity of occupants and buildings users. The proposed project will be registered with the U.S. 

Green Building Council under version LEED Version 4.1.  It is anticipated that the project will achieve 

certification to LEED Silver in accordance with Chapter 39.35d RCW “High Performance Public Buildings.” 

The design will be a building that cost effectively conserves energy and water. 

 

The design anticipates following the direction in Executive Order 18-01 to be Net Zero-ready. The goal is 

to use minimal fossil fuels and provide infrastructure for PV arrays on the roof structure.  

 

2. Greenhouse Gas Emissions Reduction 

WSSB has an ambitious Greenhouse Gas (GHG) reduction goal of realizing a 15% reduction in GHG 

emissions below 2005 levels by 2020. To assist this goal, the new Life Skills Training Building will be 

designed to meet at least seven of the Best Practices to reduce greenhouse gas emissions, including:  

• Above-code HVAC system efficiency  

• Utilize natural gas instead of electricity for heating  

• Post occupancy commissioning  

• Time-of-day and occupancy-programmed lighting  

• Energy-efficient lighting  

• Roofing materials with high solar reflectance and reliability 

• Solar power-generation  

 

3. Archeological and Cultural Resources 

The WSSB has received a finding from State Department of Archeology and Historic Preservation (DAHP) 

that the Ahlsten Building has no historic significance.  (see Appendix 6.2).   

 

4. ADA 

The design will be required to comply with Chapter 11 of the IBC – Accessibility will meet all the 

requirements of ICC/ANSI A117.1-2009 Accessible and Usable Buildings and Facilities.  To the maximum 

extent possible the tenets of Universal Design will be applied.    

 

The detailed design will incorporate design elements that would exemplify accessibility to the BVI 

community. These elements include sound and tactile clues and directions, etc. 

 

5. Compliance with Regional Planning 

In obtaining Land Use Permit from the City of Vancouver, the new Life Skills Training Building will 

demonstrate GMA Compliance for the project as required under RCW 36.70A. 

6. Additional Information per RCW 43.88.0301 (1): 

a. Is the proposed project identified in City of Vancouver comprehensive plan?  

NO 

b. Is the proposed project located within an adopted urban growth area?   

NO 
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c. If located within an Urban Growth Area, does the project facilitate, accommodate, or attract planned 

population and employment growth?   

NA 

d. Was there regional coordination during project development?  

YES   

e. Is the project leveraged with local and or additional funds?  

NO    

f. Have environmental outcomes and the reduction of adverse environmental impacts been examined?  

YES.  They will be further developed through the SEPA Process.  

 

E. DEFERRED ISSUES STUDY 

There are no known deferred issues requiring further study.  

 

F. COMPONENTS EXCEEDING CODE 

This project will require the following that are identified as exceeding current code-minimums: 

1. The Energy Reduction Goal for the project is to provide a system that results in a 20% reduction below 

(better than) the 2018 Washington State Energy Code (WSEC).  The goal will exclude the energy used in 

the various labs which will be isolated by additional sub-metering. 

 

G. IT SYSTEMS 

This project is a teaching/living facility located on a campus with existing IT systems.  It will have a robust IT 

and telecommunications network internal to the building and interconnected to the campus main 

distribution. Costs for the proposed systems are identified in the budget documents included herein and will 

be further reported in detail per RCW 43.88.030 as the project progresses. The proposed project is not 

classified as a major information technology projects per RCW 43.88.092.   None of the proposed IT systems 

apply to business and administrative applications nor are they enterprise-wide, thus are not subject to RCW 

43.105.205. 

 

H. BUILDING COMMISSIONING 

Commissioning services will be required per the Washington State Energy Code and as necessary to achieve 

both fundamental and enhanced commissioning LEED Credits.  An Independent Commissioning Authority 

will be required to direct the enhanced commissioning requirements for LEED version 4.1.  The 

Commissioning Authority will review design documents and make recommendations during the program 

phase, design phase, construction phase, acceptance phase, and post-acceptance phase.  Installation 

verification will be performed as well as functional testing and performance period of measurement and 

verification.  Commissioning documents will be provided during design, process, verification, and operation 

and maintenance documentation. 

 

In conjunction with commissioning, a detailed operational training program for the WSSB staff will be 

included in the project to ensure local personnel have the knowledge to operate and maintain the advanced 
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controls to maintain the target high level of efficiency. 

 

I. IMPACT OF FUTURE PLANNING/PHASING 

As the site is limited, the only possible future expansion will be vertical. To accommodate this possibility, the 

initial plan has identified a space for possible future elevator.  This will be used as shared building storage 

initially.   Within the building, the design will seek to maximize flexibility to accommodate future change 

without requiring major system or structural redesign. 

 

J. PROJECT DELIVERY METHODOLOGY 

1. Alternatives Considered 

The WSSB evaluated three methods of project delivery for the planned new Life Skills Training Building: 

Design Bid Build 

• Design Bid Build is used to procure most public works in Washington State and all previous projects 

at the WSSB.  

• The process encourages price competition.  

• Responsibility criteria may be utilized to ensure that a qualified contractor is awarded the project. 

• The WSSB is experienced with this delivery type.  

 

GCCM (General Contractor/Construction Manager) 

• GCCM may be utilized on projects with construction costs of $10 million or more where early 

involvement of the contractor is a benefit in terms of scheduling, phasing, or coordination, 

construction at an occupied facility; a complex or technical work environment; or specialized work on 

a building that has historic significance. 

• GCCM may involve increased costs for design fees related to working with the contractor and 

preparing multiple bid packages; and for the GCCM risk contingency. 

 

Design-Build 

• Design-Build may be utilized on projects with construction costs of $2 million or more where 

construction activities are highly specialized; there is an opportunity for greater innovation or 

efficiencies between the designer and the builder; or significant savings in project delivery time 

would be realized. 

• Design-Build may involve increased costs due to the effort to prepare the RFQ/RFP,  

 stipends for competitors in the RFP phase (if traditional D-B is pursued) and the ongoing participation 

of programming consultants.  

• Design-Build may not provide the depth of design/programming interface needed in a building 

where multiple program needs may be competing for fixed area or assets. 

• Design-Build with a guaranteed maximum price (GMP) places much of the decision making on the 

Design-Builder where cost may be the primary consideration and may not provide the anticipated 

level of quality.  

 

2. Recommended Project Delivery 

As the scope for the proposed project is known and of relatively simple complexity, it can be most 

effectively executed using design-bid-build delivery.   
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3. Agency Management 

It is anticipated that DES will provide direct management of the procurement and subsequent project 

delivery from inception to the end of the one-year performance guarantee/warranty period. The WSSB 

will be represented in the process by their Facilities Director. 

The roles and responsibilities are anticipated to be: 

 

Procurement: WSSB Facilities Team: 

   Assists in consultant selection 

   Coordinates stakeholder participation  

   Participates in detailed programming  

   Reviews and approves detailed programming and budget 

 DES Project Manager: 

   Directs consultant selection 

   Manages consultant contract 

   Assists agency in review and approval of programming and budgets  

 Consultant: 

   Provides Pre-design services per agreement 

Design: WSSB Facilities Team: 

  Participates in periodic meetings 

   Provides design decisions including program adjustments to achieve budget 

   Approves design and estimates at 35%, 60% and 95% 

 DES Project Manager: 

   Manages consultant contract 

   Assists agency in review and approval of programming and budgets  

 Consultant: 

   Provides Design services per agreement 

 

Construction: WSSB Facilities Team: 

  Participates in periodic construction meetings 

Provides construction decisions including field adjustments and change 

orders 

 DES Project Manager: 

   Manages contract 

   Monitors quality and schedule  

   Advises agency in all matters related to the construction 

 Consultant: 

   Provides Construction Administration services per agreement 

 Contractor 

   Provides construction services per agreement 
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Commissioning: WSSB Facilities Team: 

  Participates in system commissioning 

  Attends operating instruction 

 DES Project Manager: 

   Coordinates selection and contracting of commissioning agent 

   Monitors both commissioning agent and design consultant  

   Advises agency in all matters related to acceptance of systems 

 Contractor 

   Provides support to the commissioning agent services per agreement 

 

Warranty: WSSB Facilities Team: 

   Identifies warranty issues 

   Notifies consultant of needed warranty repairs 

 Consultant 

   Assists in obtaining warranty repairs 

 Contractor: 

   Executes warranty repairs 

K. SCHEDULE 

1. Milestone Dates  

a. Predesign Completion  01/1/19 - 07/1/19  

b. Supplemental Budget Request  07/1/19 – 10/01/19 

c. Consultant Selection  071/20 – 09/01/20 

d. Design  09/1/20 –07/01/21 

e. Construction  07/01/21– 09/01/22 

f. Substantial Completion  09/01/22 

g. Relocation   09/01/22 - 11/01/22 

h. Occupancy  11/01/22  

 

2. VE and Constructability 

A separate VE and Constructability review will be provided.  The VE will occur based on the Design 

Development Phase design and the constructability review will be based on the 90% complete bid 

documents.   

3. Potential for Delay 

As the scope of the project is not large, and there is significant savings if the design can be completed in 

the current biennium (approx. $250,000) it is proposed to fund design in the 2020 Supplemental Budget 

and the Construction in the 21-23 Capital Budget.  The project would have significant delay potential if 

the design phase was delayed into the 21-23 Capital Budget.  

4. Permitting or other Ordinances Potential Schedule Impact 

The City of Vancouver was contacted during the Predesign Phase and indicated that permitting would be 

straightforward.  The WSSB is defined by City Title 20 as an “Essential Public Facility”.  This use is permitted 

in an R-9 zone under a Conditional Use Permit.  As the entire campus is under an existing Conditional Use 
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Permit, it also may be possible to amend the existing.  All other permits are anticipated to be standard 

and not difficult to obtain according to the schedule.  

5. Jurisdictional and Stakeholder Involvement Plan 

During design, the Consultant will hold detailed programming and design sessions with the user groups. 

Detailed design conferences and project reviews will be held at the concept, schematic, and design 

development phases. During the construction phase, regular (every-other week) progress meetings will 

be held as construction progresses. The Contractor will have the responsibility to establish regular on-site 

inspections with the Vancouver Building Inspector and all other authorities having jurisdiction over the 

project.  
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SECTION 5 PROJECT BUDGET ANALYSIS 

 
A. Cost Estimate 

 

1. Major Assumptions 

Following are the major findings and/or assumptions that form the basis of the estimate for the preferred 

alternative.  See Attachment 6.1 for full elaboration of the basis of cost. 

Funding: 

• As the design phase can be completed in one year, there is considerable savings (approx. $250,000) if 

this phase could be funded in the 2020 Supplemental Budget.  

 

Site: 

• The existing Ahlsten Building be abated of hazardous materials and demolished.  

• The existing stormwater system is adequate for use. 

• Sanitary sewer, domestic and fire protection water are available at the site.  

• Natural gas will be piped to the building from a connection at the main and distributed to the 

heating water boilers and the domestic hot water heater. 

• Anticipated TESC measures include catch basin protection and perimeter protection with straw 

wattles or a similar Best Management Practice (BMP).  

• Dewatering (SSPTD). The SSPTD permit must be obtained prior to building permit approval.   

• Total disturbed area will be less than 1 acre; therefore, the project will not be required to apply for 

coverage under the National Pollution Discharge Elimination System (NPDES) permit through the 

Department of Ecology.  

• No off-site improvements will be required. 

 

Landscaping: 

• Due to the small size of the site landscape area there is not a significant landscape component to the 

site development. The primary site area available for landscape development is along the street 

frontage, and the east and west of the site. These areas will meet buffer, screening, and frontage 

landscape requirements per Vancouver Municipal Code. Drought-tolerant plant material will be low 

enough to provide visual access between interior and exterior spaces, to provide security, and to 

provide year-round visual interest. 

• A small outside patio will be provided off the main living space and the staff break area. 

• Water-efficient, automatic irrigation will be provided for plant material establishment. The campus 

well will provide irrigation water source.  

 

Architectural: 

As the planned life of the building is 50+ years, proposed building materials and systems have been 

selected based on durability, ease of maintenance, appropriateness, and initial cost.  The design will also 

follow guidelines such as “Design Guidelines for the Visual environment” by the National Institute of 

Building Sciences.  

• Interior Scope 

o The design will be developed to maximize accessibility for visually impaired residents. 
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o Use texture, sound, heat, and smell to define spaces and functions. 

o Provide tactile cues, such as differences in floor textures and changes in temperature. 

o Provide internal landmarks for persons who cannot see. 

o Bright colors and changes in illumination can help persons whose vision is limited. 

o New interior walls, finishes, doors, and systems will be GWB over metal studs at 16 inches on 

center.  Wall finishes will be durable and easy to maintain. Primary finish will be painted.   

• Exterior Scope 

o Brick, metal and glass will form the major exterior material palette to relate to the adjacent 

cottages.  

o Windows and storefront with thermally broken aluminum frames with color-anodized-

aluminum finish will be used.  Glazing will consist of clear or lightly tinted insulating glazing 

units with hard coat low emissivity (Low-E) coating. 

o Windows in the sleeping rooms will be operable and meet emergency egress requirements 

of the IBC.  

o New roofing will be standing-seam metal. 

o Roofing over the central lobby and common areas will be single ply membrane and thicker 

insulation will be added to comply with current codes.  

o Skylights or clearstories provided to allow effective daylighting without glare.  Wood soffits 

may be provided to complement structural framing.   

o Envelope insulation will be: 

� Roof/Ceiling R-49 batt or board 

� Walls R-21 batt (or R-13 batt and R-10 exterior for steel framing) 

� Windows U=0.38 (or 0.30 non-metal framing), SHGC=0.40 

� Doors U=0.37 

� Floor Slab R-10 rigid at perimeter 

 

Structural: 

• The primary structure will utilize light wood framing as much as possible to take advantage of 

material economy and ease of construction.   

• The building will utilize wood-sheathed shear walls mainly at the exterior, to resist wind and 

earthquake forces.   

• Roof span between light-framed bearing walls using manufactured wood joists sheathed with rated 

plywood panels.   

• Ground floors will be 4” concrete slab on grade over a capillary break. Bearing and shear walls will be 

on concrete strip footings, with the assumption that the soil on site can provide adequate bearing. 

 

Mechanical: 

• The HVAC systems will be design for the following conditions: 

Outdoor Temperatures: 24°F Winter 

83°F db/67°F wb Summer 
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Indoor Temperatures: Normally Occupied Areas:  70°F Winter/75°F Summer 

Storage Areas   60°F/No Cooling 

• Ventilation rates shall meet or exceed the minimum values set forth in the International Mechanical 

Code.  Restroom exhaust will be based on no less than 12 air changes/hour, and custodial rooms on 

no less than 10 air changes/hour. 

• HVAC Systems will be installed to allow for ease of maintenance.  Equipment and piping systems will 

be labeled. Vibration and noise will be addressed through the use of vibration isolators, and acoustic 

materials (i.e. duct lining, sound attenuators, etc.).   

• The HVAC system is assumed to be a Variable Refrigerant Flow (VRF) type.   This system is an air-to-air 

heat pump type and uses multiple indoor heat pumps connected via refrigerant piping to a common 

outdoor compressor/condenser unit.  In addition to being highly efficient, the system allows for the 

exchange of energy between different zones (i.e. one area in cooling can reject heat to another area 

that is in heating).   

• Outside air (i.e. ventilation air) will be provided by a dedicated outside air system (DOAS), with fresh 

air ducted to each indoor unit. 

• Refrigerant piping will be the copper ACR type, with brazed joints.  Condensate piping will be 

schedule 40 PVC, with solvent cement joints.  Condensate pumps will be used where gravity drainage 

is not possible.   

• Ductwork will be galvanized steel, constructed per SMACNA and local code standards.  Duct lining 

and sound attenuators would be used as needed to reduce noise levels from duct work air flow.  Air 

outlets and inlets will be of steel or aluminum construction.  All supply air duct will be constructed to 

1” pressure class.  Return air duct will be extended to serve all areas (i.e. an above ceiling plenum will 

not be utilized). 

• HVAC system filters will be standard 2” thick, MERV 11 pleated throw-away type.  They will be located 

for best access. 

• Plumbing design assumes adequate water pressure to the site (no less than 50 psig); no water 

booster pump is anticipated.  The domestic water piping system will use type L copper aboveground, 

and type K copper belowground.  A backflow preventer will be provided on the water main to the 

building. 

• A gas-fired hot water tank will provide domestic hot water.  A circulation pump will maintain 

circulation through the system to ensure hot water at the most remote fixture.   

• Sanitary Sewer: The design assumes sufficient main sewer depth for a gravity sewer system, with a 

2% slope inside the building.  No sewer or sump pumps are anticipated. 

The waste and vent system will use no-hub cast iron, schedule 40 galvanized steel (DWV), copper 

DWV, ABS plastic, or PVC plastic.   

• Natural gas piping will be schedule 40 black steel. Gas will be connected to the utility service with a 

seismic shut-off valve.  Isolation valves and flexible connectors will be used at connections to all 

equipment and appliances 

• Water closets will be floor mounted siphon-jet type, vitreous china, white, with low water 

consumption sensor-operated flush valves with override button.   
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• Kitchen sinks will be stainless provided with a side-spray, garbage disposer. 

• Lavatories will be vitreous china type, with sensor operated faucets.   

• A fire sprinkler system will be a provided throughout. It is assumed that a fire pump is not necessary.   

Electrical: 

• Electric service to the building will be underground from a utility transformer located adjacent to the 

building.  The transformer secondary will be 208Y/120 volt, 3-phase, 4-wire. 

• Panel boards feeding equipment, lighting, and receptacles will be located in a central main electrical 

room. Panel boards will have, as a minimum, 20% spare capacity.  Transient voltage surge 

suppression will be provided on the main service panels. 

• Electrical metallic tubing (EMT) will be utilized for branch circuit wiring and feeders.   

• Conductors for interior wiring will be copper with 600V type THHN/THWN insulation.  Branch circuits 

and feeders will be sized to limit voltage drop to a maximum of 3 percent for branch circuits and 2 

percent for feeders. 

• General purpose specification grade 20-Amp, 120-volt duplex receptacles will be provided 

throughout the facility.  All outlets located outdoors, in toilet rooms, and in wet areas will be 

provided with ground fault circuit interrupters.  Weatherproof covers will be provided for receptacles 

located outdoors and interior wet locations. 

• Grounding will follow the National Electrical Code except all branch circuit and feeder conduits will 

include a separate equipment ground conductor from the panel board ground bus to the devices or 

equipment served. 

• Interior light fixtures shall primarily use LED and low voltage dimming drivers.  In areas without 

suspended ceilings and open to structure, light fixtures shall be cable or chain mounted 

direct/indirect linear fixtures with 80% down light and 20% up light. 

• Exterior light fixtures shall be LED with cutoff photometrics. Except at building egress doors, exterior 

lights shall be controlled to provide minimum 30% reduction during unoccupied hours. 

Telecommunications: 

• Pathways will be a system of conduits, boxes, cable tray, and sleeves designed in accordance with 

ANSI/TIA/EIA Standards, Building Industry Consulting Service International, Inc. (BICSI) Methods, and 

the National Electrical Code 

• A main communications room will provide space for owner provided equipment and racks. 

Fire Alarm and Security Notification 

• An analog addressable fire alarm (FA) system will be provided.   The devices will include detectors, 

strobes and combination horn/strobes, manual pull stations, door holders/closers, tamper and water 

flow switches, and control relays required by Code.  Smoke and carbon monoxide detection shall be 

provided for sleeping areas. 

 

2. Summary of Costs 

Following are the major Uniformat Costs estimated for the construction as of 1 July 2019: 
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 Total 

 $                        274,841 

 $                                 -   

 $                        220,382 

 $                        615,166 

 $                        362,417 

 $                        448,851 

 $                                 -   

 $                        307,835 

 $                                 -   

 $                        223,880 

 $                        671,640 

 $                          62,966 

 $                        587,685 

 $                        234,374 

 $                                 -   

 $                        247,640 

 $                        147,320 

 $                          40,678 
 $                          32,982 

 $                            4,478,657 

Genera l  Conditions 604,740$                        

Overhead & Profi t 609,730$                        
 $                            5,693,128 Direct Construction Cost (MACC) TOTAL

C30 Interior Finishes

Uniformat System (level 2)

A. Substructure

A10 Foundations

A20 Basement Construction

B. Shell

B10 Superstructure

B20 Exterior Enclosure

B30 Roofing

C. Interiors

C10 Interior Construction

C20 Stairs

G. Building Sitework

D. Services

D10 Conveying Systems

D20 Plumbing

D30 HVAC

D40 Fire Protection

D50 Electrical

F20  Selective Demolition

F. Special Construction & Demolition

F10 Special Construction

G10 Site Preparation

G20 Site Improvements

G30 Site Civil/Mechanical Utilities
G40 Site Electrical Utilities

Direct Construction Cost Subtotal

 

The above are 2019 dollars escalated to midpoint of construction per C-100 

 

3. C-100 

The C-100 provided in Attachment 6.1 identifies the escalated Total Project Costs for the new Life Skills 

Training Building of $9,438,000 broken down as follows: 

 

Design (2020 Supplemental) 

 Initial Consultant Services $ 1,192,000 

 

Building & Site Development (2021/2023 Biennium) 

 Balance of Consultant Services  $ 611,000 

 Construction  $ 6,480,500 

 Equipment  $ 837,270 

 Artwork  $ 28,470 

 Agency Project Management:  $ 179,000 

 Other Costs  $ 109,760 

 TOTAL PROJECT  $ 9,438,000 
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B. PROPOSED FUNDING 

The project is proposed to fund the design phase in the 2020 Supplemental Budget and the construction 

Phase in the 2021-23 Capital Budget.   

 

C. FACILITY OPERATIONS AND MAINTENANCE 

1. Operating Budget Impact 

Annual cost impacts include custodial, utilities, technology, capital maintenance, general repair and 

furniture/equipment replacement, walkways, landscaping & grounds maintenance, security and 

administration costs for the new space added to the campus through the project.  As the project is a 

12,500-gsf building which replaces an existing 11,300-gsf building, the new increase in space is only 

1,200-gsf.  

The operation and maintenance budget impacts for the added new space is estimated to total $11,100 

annually or $9.25 per square foot of new area. Project impact on the WSSB’s annual operating budget is 

as follows: 

O&M Category FTE's
Annual 

Cost/Unit
Quantity / Unit

Est. Annual O&M 

Cost

Janitorial 0.5 $1.77 1,200 / GSF $2,124 

Utilities 0 $1.83 1,200 / GSF $2,196 

Techology - Infra. &Tech. Support 0.13 $2.20 1,200 /GSF $2,640 

Capital Maint./Repair 0.25 $2.43 1,200 / GSF $2,916 

Roads and Grounds 0 $0.62 1,200 / GSF $744 

Security 0 $0.25 1,200 / GSF $300 

Administration 0 $0.15 1,200 / GSF $180 

$11,100 

TOTAL M & O 0.88 $9.25 Per GSF

TOTAL ANNUAL M & O COSTS

 

2. 10-year Capital and Operating Costs 

The 10-year forecast of Maintenance and Operations costs for the new Life Skills Training Center is as 

follows: 

O & M Category Annual Cost 2021-23 2023-25 2025-27 2027-29 2029-31

Janitorial 2,124$          4,513$        4,795$        5,094$        5,412$        5,749$        

Utilities 2,196$          4,666$        4,957$        5,267$        5,595$        5,944$        

IT/Tech. Support 2,640$          5,609$        5,960$        6,331$        6,726$        7,146$        

Repair/Maint/Replace 2,916$          6,196$        6,583$        6,993$        7,430$        7,893$        

Roads & Grounds 744$             1,581$        1,679$        1,784$        1,896$        2,014$        

Security 300$             637$           677$           719$           764$           812$           

Administration 180$             382$           406$           432$           459$           487$           

TOTAL 23,585$     25,057$     26,621$     28,282$     30,046$     

Bianneum

 



Washington State School for the Blind 

Life Skills Training Center  PREDESIGN REPORT 
    

 

 

Page 32 of 32 

 

The forecast is based on the annual estimates for the new space noted above escalated at 3.12% per year. 

 

D. FF&E COSTS 

1. Equipment 

The C-100 budget includes $215,000 for new equipment in the Life Skills Training Center.  It also will 

provide for $75,000 telecommunications, IT, and computers.   

2. Furnishings 

The C-100 budget includes $502,000 for classroom, office, dormitory, and shared study/support space 

furnishings.  

 

 

 




